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Preface

Each year a group of students taking the M.I.T. subject "Projects in
Systems Engineering" explores a different, broadly defined problem of
current interest. ‘This book describes the study initiated by such a group in
Spring Term 1975. The students, whose names are given below, were drawn
from several departments at M.I.T. and from the School of Law, Boston Uni-
versity, as you will note.

Fred Curtis Environmental Engineering Program, M,I.T.

C. M, Dalvi Department of Ocean Engineering, M.I.T., S.M. Program
Tom Engellenner School of Law, Boston University

John Fieldsteel School of Law, Boston University

Neal Glick School of 1law, Boston University

David Johnson  Department of Ocean Engineering, M.I.T,, S.M. Program
Larry Keller School of Law, Boston University

Larry Michaels Department of Civil Engineering, M,I.T., Undergraduate
Jim Osborn Department of Civil Engineering, M.I.T.

Because the effort receives support as one element under a grant from the
Sea Grant Program of the National Oceanic and Atmospheric Administration
(NOAA), an ocean or coastal zone related topic was sought.

During the Spring Term 1973 study, students developed modeling and gam~
ing techniques for appraising alternative approaches for alleviating some of
the problems facing the coastal region of Maine. During the 1974 Spring Term,
another group examined conditions in the harbor area of the City of Gloucester,
Massachusetts, and made a series of recommendations for steps that might be
taken to encourage effective development of the area.

During the fall of 1974, as the time approached for selection of a project
for the 1975 Spring Term, Captain Thomas Suddeth of Cohasset asked if I felt |
an appraisal of policies that Cohasset might take to channel its development

so as to achieve an appropriate balance between protection of the environmen-
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tal qualities of the town and maintenance of economic viability would be an
appropriate subject for investigation.

After a series of discussions with Captain Suddath, with Ms. Martha
Reardon of the South Shore Chamber of Commerce, and others, the decision was
made to expand the scope of the study to include an examination of the towns
of Cohasset, Hingham, Hull, and Scituate.

The class benefited greatly from its meetings with Captain Suddath and
Ms. Reardon, and from a discussion and slide presentation given by
Mrs. Wendell J. Leary and Ms. Margaret Dillon of Cohasset, and also from
conversations with numerous other citizens of the South Shore area. The
students also appreciated the opportunity to hear from Mr. Marc Kaufman about
the status of the Massachusetts Coastal Zone Management Program and from
Professor Carl Steinitz of Harvard University concerning his extensive study of
another group of communities south of Boston.

1 should also like to acknowledge the valuable guidance and insights
provided by Professor David Rice of the School of Law, Boston University. He
first encouraged the Boston University students to join in the study and then
supervised their efforts.

Finally, this effort has received the continuing support of Mr. Dean Horn,
who at the time of this study was Executive Officer of the M.I.T. Sea Grant
Program and has since been made its director. The editorial effort required to
reduce the results of the student study to report form and preparation of the
final manuscript were supported jointly by the NOAA Office of the Sea Grant,
Grant No. 04-5-158-1, 1974-1975 project element and the Henry L. and Grace
Doherty Charitable Foundation, Inc.

William W, Seifert

Professor of Civil Engineering
Massachusetts Institute of Technology

Cambridge, Massachusetts
May 1977
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Chapter One
THE SOUTH SHORE IN TRANSITION



CHAPTER 1 The South Shore in Transition

PHYSICAL GEOGRAPHY

The study area lies on the edge of the Boston Basin -- a giant, mostly
submerged depression formed millions of years before the Ice Age when a
large section of land sank in response to the shifting of the Earth's crust.
The ancient fault line cuts across the South Shore {see Fig. 1-1) separating
the lowlands of Hingham Harbor and Hull from the ridges of southern Hingham
and Cohasset. When the glaciers arrived they left their own unique impres-
sions in the form of drumlins, smooth rounded deposits of glacial till that
form the hills and islands of the Boston Harbor area.1 The Hull peninsula,
which extends seven miles into Boston Harbor, is a series of drumlins con-
nected by sand bars and man-made causeways. Wetlands cover a large
portion of the remaining, low lying terrain particularly along Hingham Harbor,
the Weymouth Back and Weir Rivers, The most notable feature of the Basin
Lowlands, however, is the Atlantic side of the Hull peninsula where
Nantasket Beach embraces nearly four miles of ocean surf. It is both the
widest and the longest unbroken beach of the study area.

The seascape changes drastically beyond Hull and outside the confines
of Boston Harbor. Here Massachusetts' last granite outcropping meets the
sea along the rocky cliffs of Cohasset. Thoreau once described the Cohasset
coast as "the rockiest shore in Massachusetts ~- hard, sienitic rock which
waves have laid bare but have not been able to crumble. o2 There are few
places in Cohasset or sourthern Hingham where the soil is not shallow or
punctured by the bedrock. Although the soils are rocky, they once supported
dense forests. Much of this has given way to residential development with
the exception of a few areas maintainéd by the government or conservation

groups. The coastal cliffs which terminate at the eastern headland of Cohasset
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Physical Geography 5

Harbor are broken by two salt water ponds, Straits Pond and Little Harbor.
West of Cohasset Harbor lies an extensive marsh known as the Glade and the
virtually unused Bassing Beach,

Past Strawberry Point, the western headland of Cohasset Harbor, the
Scituate coast dips south changing from rock ledge to sandy beaches. The
beach, however, is broken in numerous places where erosion has raised
fragile cliffs. Scituate Harbor is the study area's third major harbor and is
located about two-thirds of the way down the Scituate shore. Inland, the
soils are deeper and richer than those of its northern neighbors, although
farming, like forestry, has been largely displaced by housing,

The North River, Scituate's southern boundary, is the study area's
largest waterway and one of the few unscathed estuaries that remain in south-
east New England. The driftway region near the river's mouth is also an
important aquifer and recharge area for water supply. Humarock, the final
stop on the gecographic itinerary, is a long, narrow barrier beach off the coast
of the Town of Marshfield. Once a peninsula extending from Scituate, it was
separated from the town when the North River broke through its banks in 1898.
Since then, the old mouth has filled in, making Humarock physically part of
Marshfield but still under the political auspices of Scituate. Almost the
entire coast of Humarock is sandy beach, but there are serious erosion
problems and the ever present possibility of severe damage from coastal
storms.,

HISTORIC DEVELOPMENT3

Home rule is deeply engrained in the study area. For Hingham, Hull,
and Scituate the tradition goes back over 350 years. Cohasset is a relative
newcomer, not being separated from Hingham until 1770.

Although the Cohasset Harbor area was reportedly visited by Captain
John Smith in 1614 while on an exploratory mission from the Virginia colony,
settlers did not arrive until the New England colonies were established. Con-
trol of the South Shore, particularly of the cattle-feed of Cohasset Harbor's

salt marshes, became a divisive issue between the Plymouth and Massachu-



6 THE SOUTH SHORE IN TRANSITION

setts Bay colonies until settled by a line which remains unchanged as the
Cohasset-Scituate boundary.

By the time of the revolution, the four towns were firmly established.
Fishing and farming were the primary occupations, although shipbuilding also
flourished in Hingham Harbor and the North River. The early industrialization
of New England, however, passed by the South Shore for lack of swift-flowing
waterways.

The isolation was accentuated by transportation problems, Travel to
Boston by land was slow and stage coach service sporadic. The introduction
of steam boats in the early 1800s helped by shortening the travel-time to
Boston, but it was not until the opening of the Qld Colony Railroad line in
1849 that the South Shore was truly linked with the metropolitan area. The
railroad stimulated farming and non-water power manufacturing by providing
quick and inexpensive transportation of local goods and produce to the
market places of Boston. The bustling economy also attracted new residents,
many of which were recent immigrants. By the turn of the century modest
communities had developed around each station of the Old Colony line.

By 1900 another result of the railroad was noticeable -- the rise in
summer visitors, The beaches of the South Shore were becoming resort towns,
Old-fashioned boarding houses for weekends or part of the summer were
particularly prevalent along Nantasket. Those who could afford it built
summer homes. Cottages sprang up throughout Hull and Humarock. Many of
the affluent chose the cliffs of Cohasset for their homes but estates could be
found throughout the study area. The "Estate Era" came to an end shortly
after World War 11, perhaps because the auto and airplane made other areas
of the world more accessible, but more likely because of the intense develop-

ment pressures of the post World War 1I era.

POST WAR DEVELOPMENT

At the end of World War II, there was, by one estimate, a need for over

five million new units of housing in America .4 The manifest reasons were the
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low priority of housing construction during the war effort and the increase in
family units as veterans returned, married, and settled down. The Boston area,
like other metropolitan areas, felt particularly hard pressed -- the greatest
demand for housing was near jobs or educational facilities and Boston had both,

At the same time a silent, but certain, national policy to decentralize
American cities appears to have emerged. Cities had always grown at their
edges, adding on new rings like a tree, but the postwar development was
different, both in scale and in philosophy. Almost overnight the single-family
home became the American dream,

There were many strong desires that gave impetus to suburbia: getting
away from crime and unsanitary conditions that many associated with high
density living; owning rather than renting and the security it brought; providing
a better environment for the children; and enjoying the semi-rural atmosphere.

At the same time there were many government inducements, There were
VA loans, mortgage interest and property tax deductions from income taxes,
regional highway systems to suburbia, and aggressive destruction of urban
neighborhoods in the name of renewal,

By the time the Route 3 connection from Hingham to the Southeast Express-
way was completed in 1359, the South Shore was well on its way to suburbani-
zation. TFrom 1940 to 1950 the population of the study area grew by 37 percent,
while the metropolitan area grew by 0.8 percent. From 1950 to 1960 the four
communities added another 66 percent compared to 9.0 percent for Greater
Boston. (See Table 1-1)

In the first few years after the war the housing industry had responded
slowly to the great demand for homes, Nationwide there were problems of
capitalization and converting the small-time, less-than-ten-houses-a-vyear
companjes into effective large-scale developers. By 1950, however, the
housing industry, sparked by Levitt's successes on Long Island, had created
the mass production home.5 As a result, the modern subdivision was born.

During the decade from 1950 to 1960 over 3,000 building permits for new

homes were granted by the four communities (See Table 1-2) The homes built



TABLE 1-1
POPULATION GROWTH

1940 1850 1960 1970 % Change
1940-70

Hingham 8,003 10,665 15,378 18,845 135
Hull 2,167 3,379 7,055 9,961 360
Cohasset 3,111 3,731 5,840 6,954 124
Scituate 4,130 5,993 11,214 16,973 311
Total 17,411 23,768 39,487 52,733 202
Metropolitan

Boston 2,350,514 2,369,986 2,595,481 2,753,700 17

Sources: U.S, Census of Population 1940, 1950, 1960 and 1970.

TABLE 1-2
BUILDING PERMITS FOR NEW HOMES

1950-54 1955-59 1960-64 1965-69 1970-74 Total

Hingham 664 454 531 522 379 2,550
Hull 455 145 54 57 29 711
Cohasset! NA? NA 160 132 118 -
Scituate 932 643 588 455 333 2,951
Total -- -- 1,333 1,166 859 -

1. Prior to 1972 Cohasset did not have a building code, Tigures are based on
plumbing reports to the State Board of Health.

2. Prior to the State Plumbing Code in 1360 there was no permit requirement in
Cohasset.,

Sources: Annual Town Reports; City and Town Monographs; Massachusetts
Department of Commerce and Development; Housing Construction Statistics;
U.S. Census Bureau,
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were typically on small lots (one-half or one-quarter acre) and within
walking distance of the ocean or town centers, The most recent Federal
census of housing provid‘es a second indicator of the magnitude of the
building boom of the 1950s. It reveals that 21 percent of all homes in the
study area were built in that decade (see Table 1-3). The data also reveal
the fact that over half (51 percent) of local housing was built from 1940 to
1970, while metropolitan-wide these three decades accounted for only 30

percent of housing.

TABLE 1-3
AGE OF HOUSING
1939 or 1940-49 1950-59 1960-69 Total

earlier/

Hingham 2,528 605 1,038 1,085 5,301
Hull 1,873 393 559 426 2,972
Cohasset 1,194 171 426 386 2,177
Scituate 1,851 548 1,163 1,141 4,703
Total Study Area 7,446 1,717 3,231 2,759 15,153
Percent of Total ‘

Housing 49% 11% 21% 19% 100%

Metropolitan Boston 568,752 72,406 124,240 125,583 890,981

Percent of Total
Housing 64% 8% 14% 14% 100%

Source: U,S. Census of Housing 1970,

The decade from 1960 to 1970 continued many of the trends of the fifties
(local population increased 34 percent while the Boston SMSA grew only six
percent), but also revealed changes. Nationwide, the decade marked a turn-

ing point; for the first time the total population of the suburbs exceeded the
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population of the central cities. The increase in suburban representatives at
the statehouses and congress triggered a crusade to develop a local ability to
deal with growth., With the help of Federal funds, comprehensive plans were
commissioned and the housing industry became "regulated"; there were wet~
land permits, subdivision approvals, site plans, building inspectors, plumbing
inspectors, wire inspectors and so on.

Nevertheless, the housing boom continued, New building permits granted
in the study area from 1960 to 1970 numbered 2,499, and the homes built ac-
counted for 18 percent of the existing housing stock. The most noticeable
change in the homes of the sixties was size -- bigger homes on bigger lots,

A quick succession of town zoning amendments placed large areas in zones
which required 40,000 square feet for each lot.

The sixties also revealed a marked increase in the conversion of South
Shore summer homes to full-time residences. This phenomenon was particular-
ly prevalent in places such as Hull and Humarock where large numbers of
summer homes already existed and little vacant land remained. The number of
conversions is hard to quantify because permits were not always required or
sought even if required. As an example, in the 1960-~1970 period, the popula-
tion of Hull grew by 2,906 but only 111 new home permits were granted.

Today the housing industry along the South Shore is still growing., Some
developments have leapfrogged over the more expensive, vacant parcels in the
study area for the cheaper, less regulated land further south. Construction
starts have been delaved by the economic slump and high interest rates, but
recent Federal housing legislation should stimulate the industry, Both Hull and
Scituate are considering measures to slow the conversion of summer homes but

strict enforcement of building codes is likely to be politically unfeasible. In
summary, residential construction this year will probably be greater than in the

past two years but the constraints of less vacant land and stricter regulation
indicate that the number of additional dwellings will not be as great as in the

peak years of the early sixties.
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SELECTED DEMOGRAPHIC CHARACTERISTICS

The South Shore is a haven for families. The latest Census data reveals
43 percent of the population is under 19, Likewise, there is a disproportion-
ately high number of residents within the 30 to 45 age group, the prime child
raising years. A comparison of 1960 and 1970 Census figures reveals that in-
migration of established families has maintained these figures -- the percent
of the population under 19 throughout the last decade has remained constant
despite declining birth rates. A final indicator of the "family" nature of the
four towns is the dependency ratio (the ratio of the population under 19 or
over 65 to the population 19 to 65). The study area had an average ratio of
1.03 which compared with 0.88 for the metropolitan area (see Table 1-4),

The flight of families to the South Shore is almost entirely a white flight,
While we make no pretense of having studied the issue of racial segregation
extensively, much less of having uncovered a solution, we note that the study
area is 99,3 percent white. While this relatively common suburban phenomenon
may be the result of threats or seller's conspiracies, it is more easily explained
by simple economics: few blacks or other minorities can afford homes within
the price range of these communities and, furthermore, few are willing to pay
as much as a white buyer for the opportunity of settling there,

According to the 1970 Census of Housing, the median price asked for
homes then on sale in Scituate was $31,100 and in Hingham $40,800,

Although figures were not available for the other two towns,we can assume that
the median for Hull was slightly lower and the Cohasset median slightly
higher, keeping the average around $35,000,

Given the recent rate of inflation, it is not unreasonable to assume the
1975 average asking price for the South Shore homes to be around $40,000. At
this price, who can afford to move into these towns? A $40,000 home with a
20 percent down payment would require $32,000 financing. Assuming a 25-
year, 8,5 percent mortgage rate, yearly payments would amount to $3,127,
Present full value tax rates in the four communities vary from $43 to $88

per thousand. Assuming an average tax rate of $65/1,000, the would-be
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TABLE 1-4

1970 POPULATION - AGE DISTRIBUTION

Age Group Hingham Hull Cohasset Scituate Total Metropolitan

Boston

<5 1,680 906 516 1,632 4,734 218,437
5-9 2,185 1,158 736 2,226 6,305 251,716
10-14 2,353 1,225 903 2,325 6,806 261,665
15-19 1,810 961 642 1,599 5,012 250,438
20-24 920 716 335 741 2,712 242,497
25-29 970 619 334 860 2,783 187,522
30-34 1,030 496 338 997 2,861 143,018
35-39 1,196 534 423 1,121 3,274 144,725
40-44 1,280 589 566 1,172 3,607 160,734
45-49 1,284 571 421 1,045 3,321 163,630
50-54 1,031 573 423 835 2,862 154,394
55-59 880 492 365 630 2,367 140,650
60-64 681 379 288 507 1,855 125,389
>65 1,565 742 665 1,283 4,255 309,885
<20 8,007 4,250 2,797 7,772 22,826 982,301

«20)+(>65) 9,572 4,992 3,462 9,055 27,081 1,282,186

20-65 9,272 4,969 3,493 7,918 25,652 1,462,559

Dependency
. . . .06 .
Ratio 1.03 1.00 0.99 1.14 1.0 0.88

Source: U.S. Census of Population, 1970
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homeowner would be paying $2,080 a year in taxes. The total yearly cost
excluding all the incidentals such as insurance, utilities, etc. would run
$5,207 a year,

It is generally said that housing costs should not exceed 25 percent of
the occupant's income, Working backward with these known costs, it is
obvious that the average newcomer must have a yearly income of $§20,828 to
settle here. This figure is at odds with the present.income levels of the
inhabitants. In fact more than one-~half of the families living in the study area
would be excluded from the present market!

The 1970 income levels of the families and unrelated individuals in the
study area are shown in Table 1-5. Median income levels varied from $13,123
for Cohasset to $5,397 for Hull, and each median was above the metropolitan
average. While median income gives a good approximation of salaries earned,
this figure does not reveal the actual standard of living because of differences
in family size, In this respect per capita income is a better indicator, and
Figure 1-6 reveals a considerably higher percentage variation (38% vs. 28%),
‘While the total study area's per capita income was above the metropolitan
average, Hull was below and Scituate only equal to this standard.

Poverty, as defined by the Federal Government, is shown in Table 1-6.
The Census Bureau's standard is based on a sliding scale ranging from incomes
of less than $1,600 for an individual to less than $7,800 for a family of four,
According to the 1970 figures 5.2 percent of the local population is below the
federal standards.

The residents of the study area are employed in a wide spectrum of
occupations and this range closely approximates the metropolitan distribution
(see Table 1-7). The largest differences were in the professional, managerial,
and sales categories where the four communities had more than the Greater
Boston average,and in the clerical and operative categories where they had less.
Sociologists have often classified workers by grouping professional, manage-
rial, service, clerical and sales occupations into one class and all others into

a second group. To the extent that white collar/blue collar distinctions have
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16 THE SOUTH SHORE IN TRANSITION

any relevance, we note the study area is 77 percent white collar as compared

with 72 percent for the metropolitan region.

ECONOMIC BASE

If the term "bedroom community" is ever appropriate, the study area is
aptly described by it. According to 1970 statistics only 29 percent of local
workers could find employment within their own town (see Table 1-8). Although
local employment has risen from 6,713 to 8,553 since 1970 (see Table 1—_9) , a
similar rise in the size of the local work force maintained the pattern of low
local employment,

The pattern is not surprising, given the occupational status of the
residents (discussed previously) and the present location of jobs in the metro-
politan region. Since a large portion of the residents pursue professional or
managerial positions, commuting to the center cities or the office parks of the
Route 128 beltway is a necessity. Table 1-8 also indicates that 25 percent of
total work force commutes to the City of Boston and that this figure varies from
a high of 33 percent of the work force for Cohasset to a low of 21 percent for
Scituate.

Another facet of the employment picture whichTable 1-8 discloses, is the
importance of the South Shore region as a source of jobs., Roughly one=-half of
the total work force is employed in the adjoining towns of Norfolk and Plymouth
counties that are loosely defined as the South Shore. While a large portion of
these jobs are concentrated in the industrialized communities (i,e, Weymouth
and Quincy) that lie between the study area and Boston, the importance of an
emerging identity should not be ignored. The South Shore Chamber of Com-
merce (SSCC) has been a primary motivating force in this regard. One of the
outstanding achievements of the SSCC has been the development , in coopera-
tion with Norfolk county, of a Computerized Industrial Land Inventory. The
inventory project, which was recently praised by the National Assoclation
of Counties, is a compilation of all industrially zoned parcels larger than two

acres with a comprehensive analysis of industrial value parameters such as
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lot size, topography, available sewers and water, assessed valuation and
taxes, rail siding, distance from main routes and airports, adjacent land
available, buildings and size of buildings, owners, contours, and other
characteristics of the land. The South Shore as a region (although not neces-
sarily the four towns of our study area) shows a strong potential for industrial
development, The available labor force and good transportation access to the
region are grounds for optimism, although some manufacturers interviewed felt
that the region's lack of skilled and semi-skilled operatives was a constraint.
The scope of local industrial activities and recent trends in local employ-
ment are indicated in Tables 1-9, 1-10, and 1-11, The percentage of the
workforce self-employed within the study area was higher than the national
and state averages, Local government was the largest single employer in each
of the four towns. After local government, wholesale and retail stores, which
were the next largest local employers, accounted for nearly half of the total
local employment and showed the greatest increases for the 1967-1973 period.
Because there is a strong correlation between population growth and increases
in the wholesale and retail sectors, this trend can be expected to continue as
long as population continues to rise. A similar correlation can be found be-
tween growth and the service sector. Contract construction was the most
volatile employment, being influenced by mortgage rates and availability of
money, Manufacturing showed the second largest growth rate (61 percent in
the 1967-1973 period), with most of the new industrial jobs generated in
Hingham. At present, Hull has no industrial employment at all, largely due
to its inaccessibility and lack of suitable land, Hingham appears to have the
strongest potential for industrial expansion because of its rail access and
nearby docking facilities on the Weymouth Back River, Only Hingham has any
extractive industry, although the study area is rich in sand and gravel. Pro-
tective zoning and nuisance laws have effectively curtailed such enterprises
in the other communities, Agriculture has also been curtailed; the controlling
force here being the housing market and soaring property taxes, Even with

the recently adopted farmland tax abatement, the prospects for continuing
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OCCUPATIONAL DISTRIBUTION

TABLE 1-7

\ ) Metropolitan
Hingham Hull Cohasset Scituate  Total Boston

Professional 1,515 566 614 1,469 4,164

% 22,2 "16.1 24.6 24.4 22.1 20.0
Managerial 1,207 397 464 863 2,913

% 17.7 11.3 18.6 14.4 15.6 9.0
Service 639 537 290 643 2,109

% 9.4 15.2 11.6 10.7 11.2 11.9
Clerical 1,139 601 354 994 3,085

% 16,7 17.1 14.2 16.5 16.4 22.9
Sales 782 302 303 749 2,136

% 11.5 8.6 12.2 12.5 11.3 7.7
Craftsmen 717 630 235 658 2,240

% 10.5 17.9 9.4 10.9 11.9 11.6
Operatives 552 370 108 365 1,395

% 8.1 10.5 4.3 6.1 7.4 12.8
Laborers 207 97 61 188 553

% 3.0 2.8 2.5 3.1 2.9 3.4
Private House-
hold Worker 62 23 62 82 229

% 0.9 0.7 2.5 1.4 1.2 0.7
TOTAL 6,817 3,523 2,491 6,011 18,842

% 100.0 100.0 100.0 100.0 100.0 100.0
Source: U,S., Census of Population 1970
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TABLE 1-8
EMPLOYMENT PATTERNS

Eﬂgéﬁﬁent Hingham Hull Cohasset Scituate Total
% work along 53% 45% 43% S1% 49%
the South Shore!

% work in

Study Area 33% 24% 41% 38% 34%
% work in

Own Town? 32% 22% 33% 28% 29%
% work in

Boston 27% 24% 33% 21% 25%
Residual 20% 31% 24% 38% 26%
Total 6,817 3,522 2,492 6,011 18,842

1,For purposes of this illustration the South Shore includes Quincy, Milton
Braintree, Holbroke, Weymouth, Hull, Rockland, Cohasset, Hingham,
Hanover, Norwell and Scituate.

2, Included unemployed workers and workers who are employed in areas

other than the City of Boston or the South Shore.

Sources: "South Shore Business Review", South Shore Record, Wednesday,
April 23, 1975; Current Employment Series, U.S. Bureau of Labor Statistics,

1975.
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24 THE SOUTH SHORE IN TRANSITION

agricultural employment are overshadowed by development pressures.

Unemployment rates, as revealed by Figure 1-2, vary tremendously
between the four communities. The unemployment rate for Cohasset was the
lowest at approximately five percent during the first quarter of 1975. The
figures for Hull during the same period show a rise to over 14 percent unem-
ployment, One mitigating factor in Hull, however, is the fact that its
economic base is almost entirely resort-recreation activity and the winter
quarter reflects the ebb tide of retail and service employment,

On the optimistic side of the employment picture is the fact that the
Soﬁth Shore has been the leading participant in the Massachusetts On-the-
Job Training program (OJT). The training program is part of the Federal Com-
prehensive Employment Training Act (CETA) and has been administered by the
South Shore Chamber of Commerce. According to Mr, Davis of SSCC, the
South Shore region placed 114 out-of-work persons in OJT positions between
October 1974 and June 1975, This surpasses all other regions, including
Boston, which ﬁlled only 109 positions. Likewise, the average pay for South
Shore OJT was $3.67 per hour, the highest in the state.

While OJT is certainly not the panacea for unemployment within the
study area, it is an indicator of a healthy industrial base capable of growth
if properly stimulated,

PRESENT LAND USE

In 1971 an aerial survey of the Commonwealth was conducted and has
been used to provide some rough approximations of the study area's current
land use, Although the original data was collected by Professor Conell of the
University of Massachusetts as part of a forestry study, the Metropolitan Area
Planning Council {(MAPC) has also analyzed the data and categorized the land
in terms of activities (i.e. extractive industrles, forestry and saltwater wet-
lands), In Figure 1-3 we have further simplified the classification scheme and
presented the data in slice-of-the-pie form as a means of comparison 6. The

size of each pie corresponds to a comparative land area of the town itrepresents.
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26 THE SOUTH SHORE IN TRANSITION

Although the data provide only a rough approximation (forest land
appears to be overrepresented) the "bedroom community" nature of the study
area is further documented. Economic activities consume a very small portion
of the land, while a quarter to a half of each town is devoted to residences,
The size of individual homes, however, varies considerably from town to
town, As Table 1-12 indicates, in Cohasset 73 percent of the residential
land is devoted to homes larger than one-half acre, while in Hull 2 percent
of the residential land is so "open". 7

TABLE 1-12
LOT SIZES

Percentage of Residential

Land Devoted to Homes Hingham Hull Cohasset Scituate Tetal

Less than 1/2 acre 73% 98% 27% 65% 65%
More than 1/2 acre 27% 2% 73% 35% 35%

Source: Generalized Land use Categories, MAPC, Boston, Mass., 1973

Table 1-13 reveals a number of major differnces between the study area
and the Boston region in terms of type of housing and ownership. Almost 15
percent of the study area's homes are seasonal homes as compared with 0.6
percent for the region. The bulk of the "summer housing” stock, however, is
concentrated in Hull (36.4%) and Scituate (16.1%) with Hingham and Cohasset
more closely approximating the regional proportion. The vast majority of hous-
ing units within the four towns are single~family homes (86.9%), while the per-
centage of such for the Greater Boston Region is only 43.7 percent. The pro-
portion of owner-occupied structures shows strong correlation to the single-
family home patterns, That is, the study area sliows a higher percentage (81.8%)
of owner-occupied dwellings than Metropolitan Boston (50.8%). The pattern for
individual towns did not vary significantly from the total figures for the study

area. The percentage of single-family dwellings varied from 78.2 percent for
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Hull to 92.7 percent for Scituate. Likewigse, the owner-occupied propor-
tion ranged from 71,6 percent for Hull to 85.7 percent for Hingham,

For most residents, purchasing a home in the study area was a good
investment. While the value of housing for the Metropolitan area has risen
50 percent during the last ten years, three of the four towns had even higher
percentage increases. Only Hull lagged behind, with a mere 28 percent
increase (see Table 1-14), It should be noted that the values reported in
Table 1-14 are tainted with subjectivity, as they are derived from a Census
question "What do you think your home would sell for today?". Discussions
with the South Shore Board of Realtors indicated that the "going rate" for
homes in Hull is about $26,000. The Greater Plymouth Board of Realtors
estimated the present median value to be in the high $40,000s for Hingham,
in the $50,000s for Cohasset, and in the low to middle $40,000s for
Scituate (the Scituate figures being affected by a sizeable number of summer
homes and converted cottages in the $18,000 - $20,000 price range). The
realtors also estimated the value of homes in the study area has increased

5-10 percent in the past year.

TABLE 1-14

CHARACTERISTICS OF OWNER OCCUPIED HOMES

Boston

Hingham Hull Cohasset Scituate SMSA

1960 Median Value $17,300 $12,900 $20,000 $16,600 $15,900
1970 Median Value $27,400 $16,500 $32,700 $25,100 $23,800
49% change 1960-1970 58% 28% 64% 51% 49%

Median Household
Size for Owner-

Occupied Dwellings 3.6 3.3 3.3 3.7

Source: 1960 and 1970 Census of Housing
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As noted previously, rental housing comprises a small percentage of
the housing stock. It is also 1l to 36 percent more expensive than the Metro-
politan median, The units, however, are probably larger, as indicated by
larger household sizes (see Table 1-15), Subsidized and public housing is
very low by metropolitan standards, and it is predominately housing for the

elderly built under Ch, 121B, S. 26 of the Massachusetts 1aws.8

TABLE 1-15

CHARACTERISTICS OF RENTAL HOUSING

. . Boston
Hingham Hull Cohasset Scituate SMSA
No. of Rental Units 722 781 403 696 405,783
Median Contract Rent $118 §125 $144 $126 $106
Median Renter House-
hold Size 2.6 2.9 2.0 2.3 2.1

Source: 1970 Census of Housing

Qver 60 percent of the study area consists of wetlands or other con-
servation areas and, as Table 1-16 shows, protected by wetlands flood plain
or watershed protection zoning. In addition to the police power of zoning to
prohibit certain uses of such conservation lands, the towns have been acquir-
ing large parcels by eminent domain. Table 1-16 includes compilations of the
large parcels recently acquired, or proposed for acquisition, by the four
towns. Although most of the acquisitions are for conservation purposes,
there have been major efforts to acquire land for other future recreational
needs, and, to a large extent, to integrate conservation and recreation acqui-
sitions. Scituate has embarked on a type of land banking by purchasing at
moderate prices large areas of vacant land to meet the future needs for muni-
cipal facilities, Hull's Redevelopment Authority has acquired 33 acres in
order to revitalize their central business distric'c.9 Present plans for the ré-

newal area call for a marina and other commercial recreational units mixed
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Protected Conservation Areas

FIGURE 1-4:
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32 THE SOUTH SHORE IN TRANSITION

with high- and low-rise apartments., Also noteworthy is Hull's purchase of the
Hall Estate, the last large tract of undeveloped land within the town. Current
plans for this area include a light industrial zone, a neighborhood shopping
center and cluster development.m

The state, federal and quasi-public institutional holdings are also
shown in Table 1-16 and make up the final major ingredient in present land
use, The Metropolitan District Commission (MDC) beach at Nantasket is, by
far, the most intensely utilized land in the study area. By one estimate Hull's
population swells to 100,000 oh hot summer days due to bathers attracted to
MDC facilities.ll Wompatuck State Park is the largest perserve within the
study area. Formerly a Naval ammunition depot, it is now used for hiking and
camping. Cushing State Park performs a similar function and is located in
southern Scituate. The Army is currently considering the termination of its base
at Fourth Cliff in Humarock, Scituate and negotiations are uﬁderway to acquire
this area which is known for its scenic vista of the North River estuary. The
final major land helders are the Trustees of the Reservations, a non-profit
conservation group nearly a century old. Their two reservations, Whitney-

Thayer Woods and World's End, are available for passive recreation.

POPULATION PROJECTIONS

Forecasting future population is often of fundamental importance to a
community, particularly when it entails planning for future capital facilities,
such as schools and water supply, or when it involves estimating future tax
revenues. The most analytical tool available to planners is the Cohort-Survi-
val Model, which is a method of adjusting past census figures (which have
been disaggregated by sex and age) forward to predict the number of survivors
in each class of the population. The survivors of each class are determined
by three variables: fertility rates, death rates, and net-migration rate. The
first two variables are easily estimated by reference to long trends in local
vital statistics. Properly estimating migration trends, however, is the crux of

skillful forecasting, especially on the local level.
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The Cohort-Survival technique was developed to estimate national
population changes, and can be adapted to metropolitan or regional analyses,
but as the forecast area gets smaller, migration trends become more volatile
and more easily affected by local policy changes. For example, migration
rates are affected by local employment opportunities, vacant land suitable for
building, zoning restrictions, the construction industry, mortgage rates and
the various subjective considerations that comprise the perceived "quality of
life." When Cohort-Survival modeling has been fruitless, planners have often
focused on one or more of the above variables to provide population ceiling
figures. For example, the 1973 master plan for Scituate focused on the short-
age of land suitable for building upon as the most important constraint on pop-
ulation. Such a constraint can be removed by changing zoning restrictions and
making municipal acquisitions.

In preparing Chapters Two through Five of this report we have been con-
tent for the most part to deal with the population issue subjectively, avoiding
the problem of quantifving the effect of policy changes on migration rates. To
the extent that population forecasts were necessary, we have assumed a growth
rate equal to the 1965-1970 rate. In Figures 1-5 population growth isillustra-
ted logarithmically so that our projections appear as a straight line and imply
a continuation of the 1965-1970 growth rates. Since the first draft of this
report, the 1975 State Census has been tabulated and the actual 1975 popula-
tions have been plotted with our estimates. All in all, they have proven to be
close approximations, and since rigorous prediction has not been necessary
for the policy issues that have been raised, we have continued to use the

figures forecast in Figure 1-5 throughout the report.
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CHAPTER 2 Controlling Growth

By any standard the rapid growth of the South Shore has not been ur_xfet—
tered. Municipalities, through a wide variety of measures, have sought to
control the rate and the nature of development, In this paper we will examine
the most prominent "qrowth confrols" of the study area from the economic and
public policy viewpoints. Two main themes emerge. The first is a question-
ing of the legal limits to fiscal zoning. How far can a town go in seeking high
tax-ratable development? What duties does it have to encourage low and
moderate income housing? What effects do exclusionary practices have on
the community? The second field of inquiry delves into the extent that land
use controls can be used to protect what is perceived as the necessary envi-
ronment, Inregulating activities on private land, must a town allow-a com-
mercial owner a reasonable return on his investment? Must it allow an
individual to build a home or continue to live in a critical environmenta) area?
Can the landowner be required to leave his land in its natural state without

some payment of compensation by the govemrhent?

EXCLUSIONARY PRACTICES AND HOUSING

Zoning and related land use controls, as traditionally employed in
America, invest a tremendous amount of power in local hands, The vague pur-
poses of zoning have been given expansive readings by the courts and local
laws have been blessed with a presumption of validity. Ordinances will not be
struck down unless they are arbitrary or unreasonable or bear no substantial
relationship to the public health, safety, welfare or morals.

There are good réasons for this logalized concentration of authority. One
rationale is that local officials have a much better feel for the land and what

sort of development is compatible with present uses and future goals. A second
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reason for local responsibility is that municipalities can provide ongoing super- v
vision of projects that would be nearly impossible through a centralized
agency.

Nevertheless, there are disadvantages to local control. The system has
tremendous potential for myopic decision-making, particularly when permisible
land uses determine municipal revenues. The competition between localities
to satisfy their needs tends to lead to land allocations that are economically
inefficie